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SUMMARY OF PROPOSED ACTION

Master Use Permit to establish use for the future construction of a 9x-story 100 unit gpartment building
with 7,566 square feet of retail commercid use a ground level. Project includes demalition of an
exiging two-gtory building. Project dso includes renovation and a two story penthouse addition to an
exiding four sory building for atotal of 44 resdentia unitswith 9,270 square feet of retall commercid
use a the ground levd. Parking for 196 vehicles provided on two levelsin abe ow-grade garage
benesth both the exigting and proposed buildings.

The following Master Use Permit components are required:

Design Review - Seattle M unicipal Code (SMC) Section 23.41 with Development
Standard Departures:

Lot Coverage — To increase resdentid ot coverage (SMC 23.47.008.D)

Open Space — To reduce the open space requirement (SMC 23.47.024)

Sght Triangles— To diminate 9ght triangle requirement (SM C 23.54.030.G)

Parking Dimensons— To dlow limited encroachments into the required parking (SMC
23.54.030.A)

oD

SEPA Environmental Review - Seattle Municipal Code (SM C) Section 25.05

SEPA DETERMINATION: [ ] Exempt [ ] DNS [ ] MDNS [ ] EIS
[X] DNSwith conditions*

[ ] DNSinvolving non-exempt grading, or demalition, or
involving another agency with jurisdiction.

* Notice of early DNS was published on March 31, 2005.
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BACKGROUND DATA

Site Description

The subject ste, zoned Neighborhood Commercia 3 with a 65 foot —

height limit (NC3- 65'), islocated on the northeast corner of the i

intersection of E Madison St, 12" Avenue and East Union Street. "
The steis approximately 300 feet long dong 12" Avenue and %
approximately 120 feet deep, for atota Site areaof 33,245 square K. F— 5
feet. The existing Trace Building (to remain) is Stuated at the corner E |
and is built to the property lines dong both the Madison Street and E

12" Avenue street-fronts. Abutting the Trace Building to the north & ; / .
isatwo story masonry building with a surface parking lot beyond. g

The surface parking lot dips downward towards the center of the | _45)‘\9’0‘&/__”@ |
Ste, creating a dramatic dope down from the outer edges. Thereis 2

no aley access to the site. -

Vidinity

The subject steislocated in the Capitol Hill neighborhood on the north side of Madison Street. The Ste
is zoned Neighborhood Commercial 3 (NC3-65") with a 65-foat height maximum. The NC3-65 zone
continues for one block in al directions from the subject ste. The siteislocated within the Capitol Hill
Urban Village and islocated just outside of the Pike/Pine Urban Village Overlay and a Station Area

Overlay. The uses and development surrounding the Ste include avariety of commercid usesin
structures ranging between one and four stories.

Proposal

Magter Use Permiit to establish use for the future congtruction of a six-story 100 unit gpartment building
with 7,566 square feet of retall commercid use a ground level. Project includes demoalition of an
exising two-gory building and the dimination of a surface parking lot. Project dso includes renovation
and atwo story penthouse addition to an existing four story building for atotd of 44 resdentid units
with 9,270 square feet of retall commercid use a the ground level. Parking for 196 vehiclesisto be
provided on two levels in a bel ow-grade garage beneath both the existing and proposed buildings.
Access to the site is from 12" Avenue.

Public Comments

The Early Design Guidance Meeting was held on February 2, 2005 and approximately 20 members of

the public aitended the Early Design Guidance meeting. They offered the following comments:

o0 Devedoping this Site presents an excdlent opportunity to spark positive future development in the
immediate vicinity catering to pedetrian friendly commercia spaces,

0 Expressed great confidence in the architect given past projects completed by the firm;

0 Integration of the new dructure into the existing context isimportant and should reflect the lines and
proportions of the buildings on ether end of the block;
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Supportive of bringing additiona resdentid usesinto this part of Capitol Hill, especialy snce the
area of the proposed siteislocated in this odd gap between Seeitle University and the Capitol Hill
Arts Center;

Suggested that a solid facade line dong 12" Avenue may be more appropriate given the historic
architectural context of the neighborhood and that perhaps ba conies could be added to such a
facade;

Supportive of the preservation of the Trace Building;

Hope that the design of the new building is based on contemporary genres, particularly asthe steis
located in Capitol Hill, a neighborhood known for its avant-garde residents and character embracing
progress,

Development of acurb bulb a 12" and Madison and other sidewalk amenitiesis highly desired by
the neighborhood,;

Supportive of the proposed lot coverage departure and pointed out the close proximity to the Light
Rail Station Overlay zone that dlows for 100% coverage above the ground floor; and

Interested in creating commercia spacesthat attract independent, loca boutique-type tenants rather
than chain retallers.

The Find Design Meeting was held on May 18, 2005 and approximately eight members of the public
were present at the meeting. Public comment and clarifying questions focused on the following issues:

(0]

Interested in locating the commercia entrance of the Trace building on the chamfered corner rather
than further awvay down 12" Avenue. [The noise levels from the traffic at this corner were
considered significantly higher than the location shown on the renderings; therefore the
entrance was shifter further to the north.]

Clarification asto what “park-able’ meansin terms of the protrusions into the required spaces and
driveways within the garage.

Suggedting that the safety features replacing the sight triangle be less intrusive than those found
downtown.

Suggesting that the developer contribute to neighborhood open spaces given the requested
departure from open space.

Clarification that two additiona storieswill be added to the Trace Building. Concern asto how the
proposed design of the new congtruction reflects the older character.

Support al of the proposed departures and proposed development given that the design includes
quality open spaces, responds to the street and considerable effort has been taken to develop a
thoughtful and interesting building.

Noting that across the street, the zone overlay allows for 100% lot coverage, so adeparture from
lot coverage seems reasonable.

The SEPA comment period for this proposa ended on April 13, 2005. Three comment |etters were
received focusing on the following issues:

Parking for clientele of nearby business during construction period; and
Request to be listed as a Party of Record.
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ANALYSS-DESIGN REVIEW
Desgn Guidance

At the Early Design Guidance mesting, the architect described the Site context and proposed program
for amixed use building to be located on the Ste. Three schemes were presented — dl of which
included the Trace Building and penthouse addition above. Thefirst scheme proposed a commercid
building utilizing 100% lot coverage. The second aternative proposed a mixed use structure satisfying
the development standards. The third and preferred scheme proposed a U-shaped structure with the
courtyard space facing onto 12" Avenue. A narrow gap is shown between the new building and the
exiging Trace Building. According to the applicant, preliminary consultations with the Department of
Neighborhoods indicate that the Trace Building will be deemed non-sgnificant from the landmarks

perspective.

After vigiting the Site, considering the andlysis of the site and context provided by the proponents, and
hearing public comment, the Design Review Board members provided the following Sting and design
guidance and identified by letter and number those siting and design guiddines found in the City of
Sedttle' sDesign Review:  Guidelines for Multifamily and Commercial Buildings of highest priority
to this project.

The Design Review Board reviewed the fina project design on May 18, 2005, a which time Site,
landscaping and floor plans, aswell as elevation sketches and renderings, were presented for the
members consderation. At the Fina Recommendation meeting, amore refined proposa was presented
including driveway access a the seam between the two buildings, aresdentia courtyard integrated into
the new building, as well as open spaces at the second level and at the roof level. The commercia base
defines the predominant character of the ground level with retail frontage on 12 Avenue in both the
new building and the Trace building. Theresidentia portion of the new building, aswell as the addition
to the Trace bullding is designed with amodern industria aesthetic including large dider windows with
metd ralings and metd sding. Overdl, the Board was quite pleased with the comprehensive
presentation, illugtrative renderings and architectural design that respond appropriately to the
neighborhood context. The guidance by the Board gppears after the bold guidelines text and the
recommendations from the find meeting follow in italicized text.

A. SITE PLANNING

A-2  Streetscape Compatibility. The siting of buildings should acknowledge and reinforce
the existing desirable spatial characteristics of the right-of-way.

The Board was supportive of the proposed extensive sdewak improvements including the curb
bulb at the corner, street trees with decorative grates and overhead weather protection (not
shown).

At the Final Recommendation meeting, the Board was pleased with the strong,
continuous retail frontage character along 12" Avenue. The design includes street trees,
overhead weather protection, large storefront windows, scored concrete (using a smaller
grid) at the entry and driveway locations and exterior light fixtures.
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A-3

A-4

A-5

Entrances Visible from the Street. Entries should be clearly identifiable and visible
from the street.

The Board fed s that the resdentia entrance should be clearly demarcated, separate from the
commercia entry. The Board suggested that a broad, bold gesture should be integrated into the
resdentia entry design.

At the Final Recommendation meeting, the Board agreed that the residential entry to the
Trace Building is clearly identifiable by the awning near the driveway and the residential
entry to the new building is made evident by the notched out courtyard. The Board is
very supportive of the residential courtyard as a bold gesture thatis clearly
distinguishable from the rest of the devel opment.

Human Activity. New development should be sited and designed to encour age human
activity along the street.

The Board agreed that this development has the opportunity to extend the active pededrian life
of this neighborhood to Madison Street. It seemsthat the high pedestrian movement through
this neighborhood decreases in the immediate vicinity containing the subject Ste. The design
and building program should encourage pedestrian activity to flow down 12 Avenueto
Madison and beyond. Transparent windows, overhead westher protection and commercial
uses that have the potentia to straddle the public and private reams are examples of atractive
features that should be included for a successful pedestrian environmen.

At the Final Recommendation meeting, the Board strongly supported the developer’s
intent to activate 12" Avenue. The proposed commercial spaces in the new building are
designed with large storefront windows, overhead awnings, and a flexibility to allow the
future tenants to customize the retail to the their particular business, allowing spillage
into the right-of-way with seating, signage, operable windows and entryways.

Respect for Adjacent Sites. Buildings should respect adjacent properties by being
located on their sitesto minimize disruption of the privacy and outdoor activities of
resdentsin adjacent buildings.

The Board noted that the windows of a portion of the resdentia unitsin Scheme #3 will be
facing severd of the resdentid units of the existing building. Care should be taken to preserve
the privacy of these resdentid units. The Board strongly agreed that the design of the new
building should take cues from the Trace Building, such as carrying through horizontal eements,
astrong base and cornice line, large fenestration and solid materias.

At the Final Recommendation meeting, the Board was satisfied that the facing windows
described above are staggered in such a fashion as to protect the privacy of the affected
units.

Residential Open Space. Residential projects should be sited to maximize
opportunitiesfor creating usable, attractive, well-integrated open space.
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A-8

A-10

The Board looks forward to reviewing a high-qudity, well programmed and well landscaped
rooftop level open space design. The Board noted that the rooftop open space of the Trace
Building should seek to respect the cornice lines of the exigting building.

At the Final Recommendation meeting, the Board was satisfied with the quality and
configuration of open spaces throughout the site. In addition to the proposed residential
courtyard of the new building, the second level includes several terrace spaces — both
private and communal —and a common roof top deck. The Trace building also proposes
a rooftop deck. All of terrace areas and rooftop decks include landscaping and seating
for the residents.

Parking and Vehicle Access. Siting should minimize the impact of automobile parking
and driveways on the pedestrian environment, adjacent properties, and pedestrian
safety.

Depending on the sze of commercid tenant(s) secured for the ground level spaces, the
driveway should be Stuated at the northwest corner of the Site or at the mid-block location (as
shown). Seeaso, C-5.

At the Final Recommendation meeting, the driveway was presented at the mid-block
location. In an effort to reduce the impacts of the driveway on the pedestrian
environment, the sight triangle has been eliminated, to be replaced with both visual and
aural warning devices to alert traffic and pedestrians alike.

Corner Lats. Buildings on corner lots should be oriented to the corner and public street
fronts. Parking and automobile access should be located away from corners.

The Board articulated the high visibility of this“beacon” corner from Madison St, 12" Avenue
and East Union Street. Given the diagona angle of Madison St and the topography, there are
numerous views of this site from severd vantage points. The Trace Building marks this corner
with origina architecture of itsera. Therefore, the Board would like the architect to continue
exploration of design detalls, such as averticd sign dement, that will highlight the unusua corner
location, respect the history of the Trace Building and mark an ertrance into the Pike/Pine
digrict. These studies should be shown at the next mesting.

At the Final Recommendation meeting, the Board was pleased with the treatment of the
chamfered corner of the Trace Building. This corner has been highlighted by punching
out window openings and vertical blade signed extending approximately the height of the
building mid section.

HEIGHT BULK & SCALE

Height, Bulk, and Scale Compaitibility. Projects should be compatible with the scale of
development anticipated by the applicable Land Use Policiesfor the surrounding area
and should be sited and designed to provide a sensitive transition to near by, less
intensive zones. Projects on zone edges should be developed in a manner that createsa
step in perceived height, bulk, and scale between the anticipated development

potential on the adjacent zones.




Application No. 2408094

Page 7

C-2

The Board supported a design that maximizes the potentia development adlowed by the
underlying zone. The Board agreed that the building mass should be broken into two principa
elements (two, 80 foot wide modules meeting the Sdewak) will provide visud relief to the
length of the new structure.

At the Final Recommendation meeting, the Board agreed that the proposed design
follows the parameters described at the EDG meeting.

ARCHITECURAL ELEMENTS

Ar chitectural Context. New buildings proposed for existing neighborhoods with a well-
defined and desirable character should be compatible with or complement the
architectural pattern and sting pattern of neighboring buildings.

The Board agreed that the historic, industrid character and aesthetic found in the surrounding
built context should be reflected in the design of the new structure and penthouse addition to the
exiging building. The design of the new gructure, however, should Strive to express a
contemporary fed. The Board dso agreed that bay windows rather than bal conies would be
more appropriate aong the 12" Avenue facade. See also, A-5.

At the Final Recommendation meeting, the Board agreed that the final design achieved
the aesthetic described at the EDG meeting. Both the new building and the penthouse
addition to the Trace Building have a contemporary industrial loft character — both in the
materials proposed, as well as the proportions and significant glazing. Each of the
principal halves of the new building are three window bays wide and flanked by a setback
portion of the building. The west facade, facing 12" Avenue, does not have decks; rather
the large windows are sliders with a metal railing on the exterior side of the building.

The units on the east facing facade do include decks.

Architectural Concept and Consistency.

Building design elements, details and massing should create a well-proportioned and
unified building form and exhibit an overall architectural concept.

The Board expressed some concern with the confluence of the existing building and the new
gructure. The Board noted that the joining of these two buildings requires further examination
and study, particularly at the street level. The Board also supported setting back the penthouse
addition from the west and south edges of the Trace Building rooftop, preserving the view of the
roofline from the pedestrian and other vantage points.

At the Final Recommendation meeting, the Board found that the configuration of the
penthouse at the roof level is set back far enough (approximately seven feet) to preserve
the integrity of views of the Trace Building and parapet. The Board discussed the
proposed color palette and whether the selected colors should be warmer and/or brighter
while still maintaining a timel ess aesthetic.

Buildings should exhibit form and featur esidentifying the functions within the building.

The Board noted that the proposed recessed courtyard area of the new building should provide
overflow space from the commercia activities located at the ground level. The Board suggested
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C-3

C-4

C-5

that trangparent operable windows and/or roll-up garage doors at ground level would help
achieve the desired interaction between the private and public redm.

At the Final Recommendation meeting, the design included a flexible ground level
commercial design with the intent that individual business tenants would be able to have
input on the details and features of their storefront design. The horizontal transom
windows continue along the length of the commercial spacesin the new building and
continuing the lines established by the Trace Building. The Board was supportive of this
concept as depicted in the renderings presented at the meeting.

In general, theroofline or top of the structure should be clearly distinguished from its
facade walls.

The Board noted that this guiddine gpplies to the new building and the existing building;
however, the design of the penthouse addition to the exigting building should be sensitive to
historical elements of the Trace Building and endeavor to minimize the sair/devator penthouse
presence on the rooftop.

At the Final Recommendation meeting, the Board was satisfied that the penthouse
addition was respectful of the existing Trace Building, taking cues from the vertical lines
and glazing of the existing building. The elevator and stair penthouses are situated
behind the new units and therefore are screened by the penthouse addition itself.

Human Scale. The design of new buildings should incor por ate ar chitectural features,
elements, and detailsto achieve a good human scale.

See C-2 and D-1.

Exterior Finish Materials. Building exteriors should be constructed of durable and
maintainable materialsthat are attractive even when viewed up close. M aterialsthat
have texture, pattern, or lend themselvesto a high quality of detailing are encour aged.

The Board looks forward to reviewing a more details materid and color paette reflective of and
responsive to the surrounding architectural aesthetic. The Board noted that details should be
included, such astile at the ground level dong the commercid storefronts.

At the Final Recommendation meeting, the Board agreed that the proposed material

pal ette was reflective of the industrial aesthetic. The new building isto have a natural
concrete base, wood storefront window frames and metal awnings with wood panels
under the soffit. Above the base, metallic grey panelswill be used for siding, shiny black
metal railings, dark grey metal balconies and trim. The setback portions of the new
building will be a dark blue metal panel. The east facade is a hardipanel, alternating
vertical bands, with blue and grey metal trim (same color palette as the west facade).
The Trace Building will be retrofitted with bronze storefront windows, new residential
windows and metal canopies. The penthouse addition is proposed to be of a black metal
panel with balconies of a softer grey metallic grey color.

Structured Parking Entrances. The presence and appear ance of gar age entrances
should be minimized so that they do not dominate the street frontage of a building.
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D-2

D-6

The Board strongly agreed that the vehicular access to the site should be visualy minimized and
cause as little disruption to pedestrian circulation around the Site as possible. The Board noted
that any design should satisfy the safety objective of the Sght triangle requirement.

At the Final Recommendation meeting, the Board agreed that the proposed departure
request to eliminate the sight triangle was acceptable as a way of minimizing the
presence of the driveway over the sidewalk. However, the Board expressed concern that
the safety features used to make up for the loss of the sight triangle not be a noisy

“ squawk box” often found in downtown buildings. Given their concern for the adverse
noises associated with audio devices and alarms, the Board recommended that the
applicant explore alternative means for providing pedestrian safety. Please see departure
discussion for more details.

PEDESTRIAN ENVIRONMENT

Pedestrian Open Spaces and Entrances. Convenient and attractive accessto the
building's entry should be provided. To ensure comfort and security, pathsand entry
areas should be sufficiently lighted and entry areas should be protected from the
weather. Opportunitiesfor creating lively, pedestrian-oriented open space should be
considered.

See A-3.

Blank Walls. Building should avoid lar ge blank wallsfacing the street, especially near
sidewalks. Where blank walls are unavoidable, they should receive design treatment to
increase pedestrian comfort and interest.

The Board feds that the design should open up the ground level south facade of the Trace
Building to include windows, providing transparency between the sdewak and the commercid
interior.

At the Final Recommendation meeting, the Board enthusiastically supported the proposed
window openings to be punched in the south facing facade continuing the fenestration
pattern from the 12" Avenue facade and providing transparency into the ground level
commercial use of the Trace Building. The Board also supported preservation of the
original painted Bekins Storage sign on the Trace Building or the uses of the same
graphics to show the new name of the building’s new use.

Screening of Dumpster s, Utilities, and Service Areas. Building sites should locate
service elementslike trash dumpsters, loading docks, and mechanical equipment away
from the street wher e possible. When elements such as dumpsters, utility meters,
mechanical units, and service areas cannot be located away from the street front, they
should be stuated and screened from view and should not be located in the pedestrian
right-of-way.

All of these elements have been located within the garage structure and will not be visible
from view.



Application No. 2408094

Page 10

D-7

Per sonal Safety and Security. Project design should consider opportunitiesfor
enhancing personal safety and security in the environment under review.

The Board agrees that the final design addresses safety and security issues through the
inclusion of exterior light fixtures, transparent glazing, low landscaping, overhead
weather protection and pavement patter ns delineating areas of traffic over the sidewalk.

LANDSCAPING

L andscaping to Enhance the Building and/or Site. L andscaping, including living plant
material, special pavements, trellises, screen walls, planters, site furniture, and similar
features should be appropriately incor porated into the design to enhance the project.

The Board fed s that extengve hard-scape treatments should be proposed at the sidewalk level
(curb bulb, street trees, decorative grates, €tc).

At the Final Recommendation meeting, the Board was pleased with the sidewalk level
improvements including tree grates, street trees, awnings and scored concrete. The curb
bulb, originally proposed, has not received support from SDOT; therefore the design no
longer includes this feature.

Design Review Departure Analys's

Four departures from the devel opment standards were requested and recommended for approvd: lot
coverage, open space, ght triangle and parking standard requirements.

Table: Summary of Departures

STANDARD REQUIREMENT REQUEST JUSTIFICATION ACTION
RESDENTIAL LOT | 64 % residential lot 81.5% lot coverage for Reinforces commercial 4-0infavor
COVERAGE SMC coverage above 13’ both buildings street edge of departure
23.47.008.D Configured to reflect request.

existing context

Preserving existing

building, currently at

100% lot coverage
OPEN SPACE 20% of GFA 11% Required spacetoo large | 4-0infavor
SMC 23.47.024 =23,997 SF = 13,586 SF Quality of landscaping of departure

and programming of request.

smaller space more

important

Decrease size of rooftop

open space to

manageable dimensions

Calculation does not

include small balconies

that do not meet minimum

dimensions.
SIGHT TRIANGLE | Unobstructed 10’ on 0’ clear distance on Proposed both visual and | 4-0infavor
SM C 23.54.030.G either side of driveway | either side of driveway audio warning of traffic of departure

entering/exiting the request. See

commercial garage. conditions.
PARKING Required dimensions of | Parking located in = Rehabilitation and re-use | 4-Oinfavor
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DIMENSIONS aisles and parking Trace building of existing building of departure
23.54.030.A spaces cannot have includes some necessitates structural request.
encroachments encroachments of the columnsin exact
structural columns into locations.
required aisle widths = Encroachments will not
and parking space hinder traffic or parking
dimensions. circulation.

1. LOT COVERAGE (SMC 23.47.008.D): The applicant proposes a development standard

departure to increase the lot coverage from 64% to 81.5% including both the new structure and the
exiging Trace Building.

The Board indicated unanimous support for the departure request given that the architecturd
industrial character is better achieved with astrong vertica plane dong the street edge. Also, the
100% lot coverage of the existing building exceeds the stlandard regardless of the penthouse
addition. Thelot coverage of the penthouse addition doneis 72%. Furthermore, the trangt overlay
that applies to development across the street alows for afull 100% lot coverage.

. OPEN SPACE (SMC 23.47.024): The applicant proposes a development standard departure to
decrease the open space (from the requirement of 20%) to 11% of the grossfloor arealin resdentia
use for both the new dructure, as well as the penthouse addition to the existing Trace Building
sructure. The open space will be primarily located at the rooftop level, dthough some open space
will be distributed throughout the decks proposed aong the east facade. The applicant proposes
decks configured differently from the minimum dimensions required by the Code and rather than
having an overly expansive roof garden, the gpplicant proposes to reduce the quantity.

The Board unanimoudy supported the open space departure request given the extensive cost and
effort to preserve and rehabilitate the Trace Building. Also, the Board agreed that the configuration
and size of the open spaces provided were well considered and designed to be sufficient, functiond
aress for the building residents. The variety of common open paces provides views and solar
exposure to the west, while aso protected from the wind by the location of the stair and elevator
penthouse structures used to define the rooftop open spaces. The Board was dso very enthusiastic
about the notched out courtyard that will serve as both the resdentid entry area, but dso as
spillover from the commercid spaces on either sSide of the courtyard.

. SIGHT TRIANGLE (SMC 23.54.030.G): The Code requires Sght triangles for grester vishility
where automobile traffic crosses asidewalk or other pedestrian activity. The proposed driveway off
of 12" Avenue would diminate the sight triangle.

The Board unanimoudy recommended gpprova of this departure recognizing that a concerted effort
was made to design a structure which minimizes the presence of the driveway and garage entrance
on 12" Avenue. The Board agreed that the features of the proposed design, in conjunction with
safety precautions for vehicles accessing the site (mirrors, bells, etc) will provide clear sight linesfor
exiting vehicles and pededtrians. The Board dso suggested including some transparency in the
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commercid pace abutting the north corner of the driveway to dlow sght lines to continue through
to the street from the driveway.

Board's Recommended Conditions:
1. Safety festures, including both visua and audio devices to warn drivers and pedestrians of treffic
entering/exiting the garage shdl be included on the plang/devations.

2. Given their concern for the adverse noises associated with audio devices and darms, the
applicant should explore dternative means for providing pedesirian safety.

3. The applicant should explore making the angle of the southernmost commercia gpace of the
new building more trangparent to keep sight lines clear.

4. PARKING STANDARDS (SMC 23.54.030.A): The Code alows encroachments into the
required parking spaces provided that six-inch wide encroachments are within four feet of the
transverse center line of the space. The proposed design includes a column configuration and width
at parking areas under the existing structure that creste encroachments up to ten inches. Severd of
these encroachments occur at locations within four feet of the transverse centerline of the space.

The Board supported this departure given that the rehabilitation and re-use of the exigting building
necessitates structural columnsin exact locations. In order to ensure that encroachments will not
hinder traffic or parking circulation, the following condition was recommended:

Board’s Recommended Condition:
1. The applicant should provide a clarifying diagram to DPD illudrating the exact areas of
encroachment, as well as circulation maneuvers demondrating the functiondity of the parking
garage in the Trace Building.

Summary of Board’'s Recommendations

The recommendations summarized below are based on the plans submitted at the Final Design Review
meeting. Desgn, Siting or architecturd details specificaly identified or dtered in these recommendeations
are expected to remain as presented in the presentation made at the May 18, 2005 public meeting and
the subsequent updated plans submitted to DPD. After consdering the site and context, hearing public
comment, recongdering the previoudy identified design priorities, and reviewing the plans and
renderings, the Design Review Board members recommended CONDITIONAL APPROVAL of the
proposed design incduding the requested departures subject to the following design dementsin thefind
design induding:

1 The following architecturd features and details presented at the Find Design Review meeting
and described under Guiddines A-2, A-4, A-10, C-1, C-2 and D-2:
a) avaiety of banner blade sgns;
b) overhead steel and wood canopies;
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C) exteior light fixtures,

d) concrete and metd pands;

€) Sdewak patterns,

f) crosswak patterns and texture;

9 landscaping; and

h) large, transparent storefront windows below the horizontal transom windows.

2. As described under Guiddine A-7, the resdentid courtyard design presented at the Find
Desgn Review mesting.

3. As described under Guiddine C-4, the building materids presented at the Find Design Review
mesting.

The recommendations of the Board reflected concern on how the proposed project would be integrated
into both the existing streetscape and the community.  Since the project would have a strong presence
dong 12" Avenue and Madison Street, the Board was particuarly interested in the establishment of a
vita design that would enhance the existing streetscape, encourage pedestrian activity and promote
growth of the Pike Pine neighborhood.

The design review process prescribed in Section 23.41.014.F of the Seattle Municipa Code describing
the content of the DPD Director’s decison reads in part as follows:

The Director’ s decision shall consider the recommendation of the Design Review Board, provided
that, if four (4) members of the Design Review Board are in agreement in their recommendation
to the Director, the Director shall issue a decision which incorporates the full substance of the
recommendation of the Design Review Board, unless the Director concludes the Design Review
Board:

a. Reflects inconsistent application of the design review guidelines; or

b. Exceeds the authority of the Design Review Board; or

C. Conflicts with SEPA conditions or other regulatory requirements applicable to the
Site; or

d. Conflicts with the requirements of state or federal law.

Subject to the above- proposed conditions, the design of the proposed project was found by the Design
Review Board to adequately conform to the applicable Design Guiddines.

ANALYSIS& DECISION —DESIGN REVIEW

Director’'s Analyss
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Four members of the Capitol/Frst Hill Design Review Board were in attendance and provided
recommendations (listed above) to the Director and identified dements of the Design Guideines which
are critical to the project’ s overal success. The Director must provide additiond andysis of the

Board' s recommendations and then accept, deny or revise the Board’ s recommendations (SMC
23.41.014.F3). The Director agrees with the well-considered Street level details, building meterias, and
architecturd design that support a high-qudity, functional design responsive to the neighborhood's
unique conditions. Moreover, the Director accepts the conditions recommended by the Board that
further augment Guiddines A-2 and C-5 and support the casein favor of granting departures from the
gght triangle and parking standards.

1. Sefety features, including both visual and audio devices to warn drivers and pedestrians of traffic
entering/exiting the garage shdl be included on the plang/devations.

2. Given their concern for the adverse noises associated with audio devices and darms, the
gpplicant should explore dternative means for providing pededtrian safety.

3. The gpplicant should explore making the angle of the southernmost commercid space of the
new building more transparent to keep sght lines clear.

4. The gpplicant should provide a dlaifying diagram to DPD illudrating the exact aress of
encroachment, as well as circulation maneuvers demongrating the functiondity of the parking
garage in the Trace Building.

Following the Recommendation meeting, DPD staff worked with the applicant to update the submitted
plansto include al of the recommendations of the Design Review Board.

The Director of DPD has reviewed the decision and recommendations of the Design Review Board
made by the four members present at the decision meeting and finds that they are consstent with the
City of Seettle Desgn Review Guiddines for Multifamily and Commercid Buildings. The Director
agrees with the Design Review Board' s conclusion that the proposed project and conditions imposed
result in adesign that best meets the intent of the Design Review Guiddines and accepts the
recommendations noted by the Board.

Director's Decison

The design review process is prescribed in Section 23.41.014 of the Seattle Municipal Code. Subject
to the above- proposed conditions, the design of the proposed project was found by the Design Review
Board to adequately conform to the gpplicable Design Guiddines. The Director of DPD has reviewed
the decision and recommendations of the Design Review Board made by the four members present at
the decison mesting, provided additiond review and finds that they are consstent with the City of
Serttle Design Review Guiddines for Multifamily and Commercid Buildings. The Design Review Board
agreed that the proposed design, dong with the conditions listed, meets each of the Design Guiddine
Priorities as previoudy identified. Therefore, the Director accepts the Design Review Board's
recommendations and CONDITIONALL Y APPROVES the proposed design and the requested
departures with the conditions enumerated above and summarized at the end of this Decison.
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ANALYSIS- SEPA

Theinitid disclosure of the potentia impacts from this project was made in the environmenta checklist
submitted by the applicant dated March 2, 2005. Theinformationin the checklis, project plans, and
the experience of the lead agency with review of smilar projects form the basis for thisandysis and
decison.

The SEPA Overview Policy (SMC 25.05.665 D) clarifies the relationship between codes, policies, and

environmenta review. Specific policies for each eement of the environment, certain neighborhood plans
and other policies explicitly referenced may serve as the basis for exercisng substantive SEPA authority.

The Overview Policy satesin part: "where City regulations have been adopted to address an
environmenta impact, it shal be presumed that such regulations are adequate to achieve sufficient
mitigation” (subject to some limitations). Under certain limitations and/or circumstances (SMIC
25.05.665 D 1-7) mitigation can be consdered. Thus, amore detailed discussion of some of the

impactsis appropriate.
Short-term Impacts

The following temporary or condruction-related impacts are expected: decreased air qudity dueto
suspended particulates from congtruction activities and hydrocarbon emissions from congtruction
vehicles and equipment; increased dust caused by drying mud tracked onto streets during construction
activities; increased traffic and demand for parking from construction materids hauling, equipment and
personnd; increased noise; and consumption of renewable and non-renewable resources. Severa
adopted codes and/or ordinances provide mitigation for some of the identified impacts:

= The gpplicant estimates gpproximately 5,000 cubic yards of excavation for construction. Excess
materia to be disposed of must be deposited in an approved site.

= The Stormwater, Grading and Drainage Control Code regulates Site excavation for foundation
purposes and requires that soil erosion control techniques be initiated for the duration of
congtruction.

=  The Street Use Ordinance requires watering streets to suppress dust, on-site washing of truck tires,
removal of debris, and regulates obstruction of the pedestrian right-of-way.

= Puget Sound Clean Air Agency regulations require control of fugitive dust to protect air quality. The
Building Code provides for construction measuresin generd.

= Findly, the Noise Ordinance regulates the time and amount of congruction noise thet is permitted in
the city.

Compliance with these gpplicable codes and ordinances will reduce or diminate most short-term
impacts to the environment. However, given the amount of building activity to be undertaken in
association with the proposed project, additional andysis of air qudity, noise, grading and traffic
impacts is warranted and summarized below:

Environmental Element Discussion of Impact

1. Dranage/Earth - 5,000 cubic yards of excavated materials.
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Contaminated soils

2. Trdfic - Increased vehicular traffic adjacent to the Site due to congtruction
vehides.

Drainage

Soil disturbing activities during Ste excavetion for foundation purposes could result in erosion and
trangport of sediment. The Stormwater, Grading and Drainage Control Code provides for extensive
review and conditioning of the project prior to issuance of building permits. Therefore, no further
conditioning is warranted pursuant to SEPA policies.

Earth - Grading

The congruction planswill be reviewed by DPD. Any additiona information showing conformance
with gpplicable ordinances and codes will be required prior to issuance of building permits. Applicable
codes and ordinances provide extensve conditioning authority and prescriptive construction
methodology to assure safe congtruction techniques are used; therefore, no additiona conditioning is
warranted pursuant to SEPA policies.

The Stormwater, Grading and Drainage Control Code requires preparation of a soils report to evauate
the site conditions and provide recommendations for safe congtruction on sites where grading will
involve cuts or fills of greater than three feet in height or grading greater than 100 cubic yards of
materia. The current proposa involves excavation of gpproximately 10,000 cubic yards of materid.
The Stormwater, Grading and Drainage Control Code provides extensive conditioning authority and
prescriptive congtruction methodology to assure safe construction techniques are used, therefore, no
additiond conditioning is warranted pursuant to SEPA policies.

Construction: Traffic

The SEPA Overview Policy (SMC 25.05.665) and the SEPA Construction Impacts Policy
(SMC 25.05.675B) dlow the reviewing agency to mitigate impacts associated with construction
activities.

Congtruction activities are expected to affect the surrounding area. Impacts to traffic and roads are
expected from truck trips during excavation and congtruction activities. The SEPA Overview Policy
(SMC 25.05.665) and the SEPA Congtruction Impacts Policy (SMC 25.05.675B) dlows the
reviewing agency to mitigate impacts associated with transportation during congtruction. The
congtruction activitieswill require the remova of materid from site and can be expected to generate
truck trips to and from the site. In addition, delivery of concrete and other materiads to the site will
generate truck trips. Asaresult of these truck trips, an adverse impact to existing traffic will be
introduced to the surrounding street system, which is unmitigated by existing codes and regulations.
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It is expected that most of the demolished materias will be removed from the Site prior to congtruction.
During demalition a single-loaded truck will hold approximately 10 cubic yards of materid. Thiswould
require gpproximately 500 sngle-loaded truckloads to remove the estimated 5,000 cubic yards of
materid.

Exigting City code (SMC 11.62) requires truck activitiesto use arterid streets to the greatest extent
posshle. Thisimmediate areais subject to traffic congestion during the p.m. peak hour, and large
congtruction trucks would further exacerbate the flow of traffic. Pursuant to SMC 25.05.675(B)
(Congtruction Impacts Policy) and SMC 25.05.675(R) (Traffic and Transportation), additiona
mitigation is warranted.

1. For the duration of the congtruction activity, the applicant/responsible party shall cause congtruction
truck trips to cease during the hours between 4:00 p.m. and 6:00 p.m. on weekdays.

This condition will assure that congtruction truck trips do not interfere with daily p.m. pesk traffic in the
vicinity. As conditioned, thisimpact is sufficiently mitigated in conjunction with enforcement of the
provisons of existing City Code (SMC 11.62).

For the remova and disposa of the spoil materials, the Code (SMC 11.74) providesthat materid
hauled in trucks not be spilled during trangport. The City requires that a minimum of one foot of
“freeboard” (areafrom level of materid to the top of the truck container) be provided in loaded
uncovered trucks which minimize the amount of spilled materia and dust from the truck bed en route to
or fromagdte.

The Street Use Ordinance requires sweeping or watering streets to suppress dust, on-Ste washing of
truck tires, remova of debris, and regulates obstruction of the pedestrian right-of-way. This ordinance
provides adequate mitigation for trangportation impacts; therefore, no additiona conditioning is
warranted pursuant to SEPA policies.

Long-term |mpacts

Long-term or use-related impacts associated with approva of this proposal include sormwater and
eroson potential on Site. Severd adopted City codes and/or ordinances provide mitigation for some of
the identified impacts. Specificaly, the Stormwater, Grading and Drainage Control Code which
requires on-Ste detention of sormwater with provisons for controlled tightline release to an gpproved
outlet and may require additiond design eementsto prevent isolated flooding; and the City Energy
Code which will reguire insulation for outsde walls and energy efficient windows.

Compliance with al other applicable codes and ordinances is adequate to achieve sufficient mitigation of
most long term impacts and no further conditioning is warranted by SEPA policies.

Dueto the type, size and location of the proposed project, additiond andysis of parking and traffic
impacts is warranted and summarized below:
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Point of Discussion
Increase in parking from proposed development.
Increase in traffic from proposed devel opment.
Renovation of 1919 structure, demalition of 1912 structure

Environmental Element
1. Paking
2. Trafic
3. Higtoric Preservation

Parking

The exiging site contains 50 parking spaces, dl of which are located on a principd use surface
parking lot. The proposed development includes 196 parking spaces to be provided on-site.
The proposed parking spaces are evenly distributed between two levels of below grade
parking. The parking below the existing Trace building is accessed through the below grade
parking garage of the proposed structure. The subject site is located in a designated pedestrian
zone; therefore, no parking is required for the proposed commercia uses. Using the Third
Edition of the Inditute of Traffic Engineers Parking Generation Manual, parking generation
rates associated with High Rise Apartment and Specidty Retail were used. The results of the
parking generation are shown below:

Parking Demand Calculations. Existing & Proposed Use

Use UsePer ITE UsePer SMC | Independent ITE Total SMC Proposed
Land Use Variable Spaces per Required
ITE
Proposd High Rise Multifamily 144 units 137
Apartment Residential spaces/unit
(ITE222) =197 spaces 229 183 196
Proposed | Speciaty Retail Commercia 16,836 SF 1.91 spaces/
(ITE86I) Retail 1,000 SF
= 32 spaces

According to the ITE report, the 16,836 square feet of commercia uses associated with the proposed
project would require approximately 32 parking spaces during the peak hour likely to occur at midday.
The 144 proposed residentia units would require approximately 197 spaces during the peak hours
likely between late evening and early morning.

The difference of 33 parking spaces between the estimated parking demand and the parking being
provided is unlikely to create adverse parking strain on the surrounding streets for several reasons.
First, the parking demands for the two proposed uses are likely to occur at different peak hours and
therefore are not additive and are not expected to conflict with one another. Nearly dl of the residentia
parking is likely to be accommodated on site during the peak hours. Additiondly, the ITE datais based
on asmal number of case studies often located in suburban areas, which tend to have higher parking
demand rates due to the lack of public transportation. Given the urban location of the subject site and
availahility of trangt service, the actud parking demand islikely to be less.
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Removad of the existing parking lot is unlikely to shift the burden of the loss of these 50 spaces onto the
street because the private parking lot is operated as designated parking for Seettle Police Department
employees. This parking lot operator has committed to replacing these spaces at a different location
within the vicinity. Moreover, the on street parking in the area accommodates only short term use, while
the parking lot users demand long term parking during the work day, thus selecting on street parking
appearsto be less desirable.

Therefore, the estimated parking demand generated by the proposed project is not considered adverse
and the parking impacts require no further mitigation.

Traffic

A traffic sudy was submitted to DPD by Gibson Traffic Consultants dated March 30, 2005 evadudting
the impacts of the proposed development to the surrounding street system.

The vehicular traffic generated by the project will be both residentia and business-related and
will likely pesk during the weekday PM hours. As depicted in the traffic study, trip generation
information was cdculated using average PM peak hour trip generation rates obtained from the
Seventh Editionof the ITE Trip Generation Manual. For the exigting and proposed
developments, trip generation rates associated with Generd Office, Warehouse, Mid Rise
Apartment and Specidty Retall were used. The results of the trip generation are shown below:

Trip Generation Calculations. Existing & Proposed Use

Use UsePer ITE Use Per I ndependent Average PM Peak Total PM
Land Use SMC Variable Daily Trips Trips Peak Trips
Generated | Generated
Previous Apartment Multifamily (Unit Count) 12.10 112
(ITE220) Residentia 2
Previous Warehouse Warehouse 37,000 SF 165.16 19.65 33
(ITE 150)
Previous | General Office Admin 9,000 89.19 12.07
(ITE710) Office
Proposed Mid Rise Multifamily (Unit Count) 774.14 7142
Apartment Residential 144
(ITE223) 101
Proposed | Speciaty Retail | Commercid 18,000 SF 478.65 29.27
(ITE814) Retail

Usng the ITE data, there will be approximately 68 additiona trips in the PM pesk hour
associated with the proposed combination of uses. These additiond trips do not reflect any
reduction in trips due to use of the retail by project resdents. Again, these ITE figurestend to
be higher than what is expected in an urban environment where trangt readily servicesthis
neighborhood and provides direct connections to downtown Segttle. Furthermore, the traffic
generated by the exising principa use parking lot was not included in the traffic study; therefore
the net difference in traffic between the existing and proposed uses is actudly less than the figure
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described above. Additiondly, the 16, 836 square feet of retail proposed is dightly less than the
18,000 square feet described in the traffic study. Thisrdatively low number of additiond trips
will not adversdly impact the exigting levels of service of surrounding intersections.

The estimated increase in trips during the PM pesk hours is not consdered a significant impact
and no mitigation measures or conditioning pursuant to the SMC Chapter 25.05, the SEPA
Ordinance is warranted.

Historic Preservation

A referra was made to the Department of Neighborhoods to determine the historic status of the two
buildings currently located on site. Based on the review of the information submitted by the gpplicant, it
was determined that while the 1400 12" Ave. building (the corner building, referred to as the Trace
Building) might be eigible for landmark designation, it is not necessary for the gpplicant to prepare a
landmark nomination since the aterations proposed would not cause irreversible damage to this
building. The two story brick building to the north, 1416 12" Ave.,, would not likdly be digible for
landmark designation. Compliance with SEPA historic preservation policies for this proposa should be
considered complete. Therefore, no further conditioning is warranted.

DECISION - SEPA

This decison was made after review by the responsible officid on behdf of the lead agency of a
completed environmenta checklist and other information on file with the responsible department. This
congtitutes the Threshold Determination and form. The intent of this declaration isto stisfy the
requirements of the State Environmental Policy Act (RCW 43.21C), including the requirement to inform
the public agency decisons pursuant to SEPA.

[X]  Determination of Non-Significance. This proposa has been determined to not have a significant
adverse impact upon the environment. An EISis not required under RCW 43.21C.030 2c.

[ ] Determinaion of Significance. Thisproposa has or may have asgnificant adverse impact upon
the environment. An EISisrequired under RCW 43.21C.030 2c.

CONDITIONS — SEPA

The owner gpplicant/responsible party shdll:

During Construction

The following condition(s) to be enforced during congtruction shall be posted at the Site in alocation on
the property linethat is visible and accessible to the public and to construction personnel from the street
right-of-way. If more than one street abuts the Site, conditions shdl be posted at each Street. The
conditions will be affixed to placards prepared by DPD. The placards will be issued aong with the
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building permit set of plans. The placards shall be laminated with clear plastic or other waterproofing
materid and shal remain posted on-site for the duration of the congtruction.

1 For the duration of the construction activity, the applicant/responsible party shdl cause
construction truck trips to cease during the hours between 4:00 p.m. and 6:00 p.m. on
weekdays.

CONDITIONS—-DESIGN REVIEW

Prior to MUP |ssuance (non-appealable)

2. Update the submitted MUP plansto reflect al of the recommendations made by the Design
Review Board and reiterated by the Director’s Andyss.

Prior to Building Permit | ssuance

3. Sdfety features, including both visua and audio devices to warn drivers and pedestrians of traffic
entering/exiting the garage shdl be included on the plans/devations. All audio devices shdl conform
to the Seattle Noise Ordinance.

4. Given the concern for the adverse noises associated with audio devices and darms, the applicant
should explore dternative means for providing pedestrian safety.

5. The gpplicant should explore making the angle of the southernmost commercia space of the new
building more transparent to keep sight lines clear.

6. The gpplicant should provide a darifying diagram to DPD illugrating the exact areas of
encroachment, as well as circulation maneuvers demondrating the functiondity of the parking garage
in the Trace Building.

7. Theplans shal reflect those architectura festures, details and materials described under Guiddines
A-2, A-4, A-7, A-10, C-1, C-2, C-4 and D-2.

Prior to Pre-Construction Conference

8. Three days prior to the pre-construction conference, contact the Land Use Planner to confirm
attendance.

Prior to Issuance of the Certificate of Occupancy

Compliance with conditions #3-7 must be verified and approved by the Land Use Planner prior to the
fina building ingoection. The applicant/responsible party is responsible for arranging an gppointment
with the Land Use Planner at least three (3) working days prior to the required inspection.
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NON-APPEALABLE CONDITIONS—-DESIGN REVIEW

0. Any proposed changes to the exterior of the building or the Site or must be submitted to DPD
for review and approval by the Land Use Planner (Lisa Rutzick, 386-9049), or by the Design
Review Manager (Vince Lyons, 233-3823). Any proposed changes to the improvementsin the
public right-of-way must be submitted to DPD and SDOT for review and for fina approva by
SDOT.

10.  Compliance with dl images and text on the MUP drawings, design review meeting guidelines
and approved design features and elements (including exterior materids, landscaping and ROW
improvements) shall be verified by the DPD Land Use Planner assigned to this project or by the
Design Review Manager. An appointment with the assigned Land Use Planner must be made
at least (3) working daysin advance of field ingpection. The Land Use Planner will determine
whether submission of revised plansis required to ensure that compliance has been achieved.

11. Embed dl of the conditions listed at the end of this decison in the cover sheet for the MUP
permit and for al subsequent permits including updated MUP plans, and al building permit
drawings.

12.  Embed the 11 x 17 colored eevation drawings from the DR Recommendation meeting and as
updated, into the MUP plans prior to issuance, and also embed these colored eevation drawings
into the Building Permit Plan set in order to facilitate subsequent review of compliance with
Design Review.

13.  Incdude the Departure Matrix in the Zoning Summeary section of the MUP Plans and on dll
subsequent Building Permit Plans. Add call-out notes on appropriate plan and eevation
drawingsin the updated MUP plans and on al subsequent Building Permit plans.

Compliance with al applicable conditions must be verified and approved by the Land Use Planner, Lisa
Rutzick, (206 386-9049) at the specified development stage, as required by the Director’ s decision.
The Land Use Planner shdl determine whether the condition requires submission of additiona
documentation or field verification to assure that compliance has been achieved. Prior to any
alteration of the approved plan set on fileat DPD, the specific revisions shall be subject to
review and approval by the Land Use Planner.

Sgnaure _ (dgnature onfile) Dae _ June 16, 2005
LisaRutzick, Land Use Planner
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